CUNCIL COMMUNICATION

TO:  THE CITY CouNCil ) o DATE: . NO.
FROM: THE CITY MANAGER'S OFFICE . February 17, 1988

SUBJECT:  nppROVE FUNDS FOR AMENDED CONTRACT FOR GENERAL PLAN UPDATE

INDICATED ACTICON: Amend - the Contract with Jones and Stokes,
o .7 .. Associates - for. the General Plan :‘Update by
expanding the scope. of work and appropriate
$8,028 from the General Fund Operating Reserve

to cover increased cost.

BACKGROUND INFORMATION: . When the  City Council  engaged the ‘services: of -

‘ : """ Angus McDonald and AsSociates, and Nolte and.
- L . ..o . Associates-for a fiscal impact analysis and a -
"public facilities financing plan, our contract for a General Plan. Update
with Jones and Stokes Associates was ‘affected by increasing the scope of
work 1in.Economic Condition (Market Study) .and reducing the fiscal impact
~‘work. It appears that this amendment and cost increase is in the City's
_best interest. oo L e e SR

COA '(;Omip?éi‘_e'“g_ié“s_crjbtion*d?} the proposed changes is a tached o

'"vv.‘J".‘“f#S B.aSch_{qéqem;‘g '
%mﬁ“ﬂf ty Development Dire




JONES 8 STOKESASSOCIATES, INC. / 1725 = 23rd STREET, SUITE 100 / SACRAMENTO, CA 95816 976/444-5638
FAX 916/444-0308

November 9, 1987

Mr. Jim Schroeder

Community Development Director
City of Ledi

221 west Pine Street -

Lodi, CA 95240 ..

Economlc_éﬁdffigéﬁiwgﬁﬁdles‘

~3Dear J1m~->wv

As we dlscussed earller, and based on our meeting regarding
~Nolte and Associates® proposal - ‘to’ prepare a Public Facilities o
and Financing Plan (Flnanc1ng Plan) for "the City, ‘we recommend“r

.. that- a deballed market study be.. conducted to . -guide the gen-ﬁ'
f“zeratlon of ‘land use progectxons at the level of detail needed =

... for the Flnanc1ng Plan. “In addlt101, we feel that an expanded =
V ffmarket study - will - greatly - improve our ablllty ‘to. develop'.ﬂh
'_“reallstzc planning optlons for future growth in Lodl. . - S

: Angus McDonald & A55001a ~:has 1ndlcated that they w111’
>.need annual landiuse progectlons (Xor the General Plan [GP] time
1frame) for. the Bxlstlng GP. (without 'Measure A),.preferred 'GP
i &Thls level of detall wa ‘not
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our current corntract calls for a fiscal Impact assessment
at a cost of $5,980, of which $1,720 has already been spent on
the Background Report. The Clty may chocse to have Angus
McDonald &« Associates complete a Tiscal study for the three
planning options and preferred GP_alternative since this study
would tie in directly with the Financing Plan. In this case,
Jones & Stokes Associates would use McDonald®s study to prepare
an 1mpact assessment for the Options Assessment Report and the -
Draft 1R as outlined iIn the scope of work below. ur estimated
cost to prepare an iImpact assessment from McDonald®s Tfiscal
study 1s $2,304, leaving a surplus of $1,956 in our contract for
fiscal studies. .

Accounting for the $9,984 needed to complete the expanded’A

market study, our contract weculd need to be increased by a net -
$8,028 to complete both the market and fiscal impact studles,_as,J.

shown below:

Total
Amount Estimated
Under Remaining Cost of . - Net Change
- Bxisting " Funds - New Scope in Existing
to Date

~ Contract ~of Work . Contract

Economic
conditions

development'aby jGP des;gnatlon' in- 5-year ;intervals w1llsrb )
prepared - based constrained = and "’ unconstraxned ‘growth
='Thls analysxs w111 1nclude' A




Mr. Jim Schroeder
November 9, 1987
Page 3

,Assessment of the demand for future residential develop-»f

Estimation of recent residential land absorption rates.
Identification of areas within the City oOF recent
residential development for both single-family and
multifanily developments. Identification of current
residential vacancy rates.

Estimation of recent commercial. land absorption rates by
type (i.e., retail, hea commercial, office commer-
cial), Identification of areas within the City of
recent commercial development by type of develOpment.
Identification of current commercial vacancy rates@vlf*v
available. - -

Estimation of recent industrial land absorption rates by[‘~'

type (i.e., light and heavy industrial). Identlflcatlon‘_.f

of areas within the City of recent industrial expansion -
and development by type of development. IdentxfxcatlonJ.
of current industrial vacancy rates, if ava11ab1e“w~. ,

ment based on Lodi's role in the region and independent
agency pro;ectlons of Lodi's populatlon growth‘_v,;“poten-"”

~tial.. Estimates of residential ‘land’ absorptlonk rat
- owille be prepared based on- these flndlngs and - assume
'fifres:Ldentlal dens:.‘_y ;actors. e

development (retail and office)

generated by projected residential- growth '_cur_
caplta expenalture rates, prOJected ‘

ftﬁabov' 'and -’assumed 1ndustr1a1 floor ratlos.
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O

Discussion of the probable sequence and location of
residential, commercial, and iIndustrial development
within the study area.

Based on 5-year land absorption schedules, development
of annualized projections for the preferred GP, to be
assessed in the Draft GP and Draft EIR. Our scope of
work does not include development of land use projec-
tions for the Pre-GP Financing Plan (G? without
Measure A} since Nolte & Associates include this effort
in their proposal, Our proposal also does not include
projections fox the adopted GP.

Fiscal. Impacts Scope of Work

o

~from FY 1986-87 btdget levels for the- three

This_task assumes that Angus McDonald & Associates will
provide buildout TForecasts of operating budget costs by
department, and revenues by source for the three plan-

ning options and the preferred GP alternative, as well -

“.as a written description of methodology and assnmptlons S

- used to generate forecasts. Jones & Stokes A55001ates_,j‘fe
- will use the buildout forecasts to. calculate the sincre-:

mental changes in operating.budget costs. and revenue

P
options and the preferred alternative. Net
impacts will be determined by comparing progected 1ncre—

mental costs and revenues assoclated ‘with future; growt

planning optlons'and ‘preferred - alternatlve.ﬂf"
hese order-of-magnltude pro;ectzons of serv1ce requ1re~

i iCapltal Improvements Progr
options and :the pr=ferred’ alternatlve,k e
required : capltal 1mprovements byg?type.u.”*-: »
- water - ‘supply . systemwxm rove-

police -and" fire ilitie:
and assocxated,costs of'eachv;glmp;‘

prepare - “and: prov1de a- Fxnanélng
gate the ‘costs’ pr03ected by Nolte &fAssoc1ates,"1n¢lud—




Mr. Jim Schroeder
November 9, 1987

Page 5
options and the preferred alternatives. Jones & Stokes
Associates will summarize the financing options provided
i/]Angus McDonald & Associates and incorporate them into
the Options Assessment Report arid the Draft EIR.
0 Jones & Stokes Associates will incorporate assumptions, '

methodology, analysis, findings, and mitigation into an
EIR-formatted section, organized by operatlng budget:
and capital improvement programs.

: We would like to irclude the expanded market - study J.n.“.the"
Final Background Report. We estimate that 4 weeks would be
needed to complete this study. Please sign a copy of this -
letter and return it to us . to indicate your concurrence w1th 1tsj“

terms.

Please call Debbie Loh if you have any questions
you for your consideration of this matter .

Slncerely,

'c_;,;ﬁgnh?‘_;:;,_;_:'w'w,», Debra D. Loh
AT TR S "%iPIOJGCt Manager

. ‘Charles R. Hazel Ph D
'*5Pr331dent
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FRED M. REID {209) 334-5634
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February 22, 1988

Ms. Debra D. Loh

Project Manager

Jones and Stokes Associations, Inc.
1725 - 23rd Street, Suite 100
Sacramento, CA 95816 3

. Dear Ms.»Loh

,_ﬂEncIosed herethh p]ease find a fu}}y executed copy of the Ietter: '

" “agreement amending the contract between the City of Lodi and Jones and
“Stokes, “Associates . for the Genera] P]an Update thereby expand1ng;th

5scopexofvthe work;f . ; o -

Thjs;letter agreemert was approved by th° Lod1vCIty Councx]iat
;regular meeting of February 17 1988 Tt : )

Very truly yours,

,;A11ce M. ‘Reimche
;C1ty‘Clerk
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November 9, 1987 = T

Mr. Jim Schroeder

Community Development Director
City of Lodi

221 West Pine Street

Lodi, CA 95240

" Subject: General Plan Update - Economic and Fiscal Studies
“:beaf'Jim?77--'

- As we dlscussed earller, and based on our meetlng regardlng ,
. .Nolte and Associates' proposal to ‘prepare a Public Fa0111t1esg
" and Financing Plan (Financing Plan). for ‘the'City, we recommend -

- that a detailed market study be conducted to guide the ‘gen-
“eration of land use projections at the level of detall needed

"gffor the Flnanc1ng Plan. In addition, we feel that an expanded*f‘a =
© . market study will greatly improve .our. ablllty to. developjﬁﬁ*'““”
: reallstlc plannlng optlons for future growth in Lodl ‘

e Angus McDonald & Assocxates has 1ndlcated that hey“W1ll;
eed: annual land use projections (for the. ‘General Plan -[GP] time .
for “the. Existing GP (without Measure A);ﬁ”\ '

ﬁ and the adopted - GP.*e?;” : i

his-effort with the~ éevelopment of detalleﬁ :
les by land use that w111 be helpful 1n deflnln‘

study would be $11, i fore, thé additional ' °
o conduct an expanded market study are stimated = -
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Our current contract calls for a fiscal impact assessment
at a cost of $5980, of which $1,720 has already been spent on
the Background Report. The City may choose to have Angus
McDonald s Associates complete a TFTiscal study for the three
planning options and preferred GP_alternative since this study

~would tie in directly with the Financing Plan. [In this:case,

~Jones « Stokes Associates would use McDonald"s study to prepare
an iImpact assessment for the Options Assessment Report and  the
Draft EIR as outlined In the scope of work below. Our estimated
cost to prepare an iImpact assessment from McDonald®*s fiscal
study is $2,304, leaving a surplus of $1,956 in our contract for
fiscal studies.

- Accountlng for.the .$9,984 needed to . complete the: expandedf
ket study, our’ contract would need to be increased’ by ‘a net
~ $8,028 to complete both the market and flscal 1mpact studles, as

- shown below: :

Total . L :
Amcunt i ie : Estlmated e R
.. Under: = . Remalnlng . Costiof- i Net Change
Existing - - “'Funds" " New “Scope 1 Exis
Contract ' to Date of Work . Contract
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o Estimation of recent residential land absorption rates.
Identification of areas within the City of recent
residential development for both single-family and
multifamily developments. Identification of current
residential vacancy rates.

o Estimation of recent commercial land absorption rates by
type (i.e., retail, heavy commercial, office commer-
cial). Identification of areas within the City of
recent commercial development by type ofF development.
Identification of current commercial vacancy rates, if
available,

o Estimation of recent industrial land absorption rates by

type (ire., ddght and. heaVYMlndusﬁr}al) | dentification:
of areasswithin the“City-of’ ‘industrial expar S10ON
and develanment by type of development. Identific:tion

of "current industrial vacancy rates, if~avai1able.

o Assessment of the demand for future reS|dent|aI develop-
ment based on Lodi's role in the region and independent
agency projectiocs of Lodi's:population growth poten-

tial. Estimates of residential "land absgrption rates
will be prepared based on these flndlngs and assumed

residential density factors.

o Assessment of the market prospects for future commercial :
development {retail and office) based on the demands :
generated by projected re51dent1al growth .current per

-~ capita expenditure rates,’ prOJected “income - growth, - .
.Lodi's role within the regiocnal economy, and competltlon;'

[ Fvmm mbhaw aammaw~isl oareas. The demand for commercial

-~ office development will be analyzed by. dlfferentlatlng i

.. between lacal. serving and:. reglpnal ‘users. Estlmates_}

cowill be’ prepared of commerc1al. and - absorptlon rates -

_ . -based on  the ‘above "and’ -assumed floor area: ratlos for}f;t,

- Vvarious commer01a1 developme t.ty : R

‘Assessment of ‘the market prospect -for. uture 1ndustrlalg
:qﬁdevelopment based on” recent: devvlopment trends within. .
“Lodi “and the ‘region, pr03ectedh ldbor ‘force: growth,jg
- “projected employment growth Lod1 s role within: “the .
“regional economy,’ competltlon ‘from other.’ 1ndustr1algf1;j, e
‘“areas,. and an: analysms of factors affectlng ‘the. locatloq,ix;_‘,ﬂ;g
.’décxslons of industrial firms. ° Estimates will be pre- - = =
- pared of industrial land" absorptlon rates based on the} R
' jabove and assumed 1ndustr1a1 floor ratlos.v' SO
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(0]

Discussion of the probable sequence and location of
residential, commercial, and industrial development

Based on 5-year land absorption schedules, development
of annualized projections for the preferred GP, to be
assessed iIn the Draft GP and Draft EIR. Our scope of
work does not include development of land use projec-
tions for the Pre-GP Financing Plan (Gp without
Measure A) since Nolte s Associates include this effort
in their proposal. Our proposal zalso does not include
projections for the adopted GP.

Fiscal Impacts Scove OF Work

o

This task assumes that Angus McDonald & Associates will
provide buildout forecasts of operating budget costs by
department, and revenues by source for the three plan-
ning options arnd the preferred ¢ alternative, as well
as a written description of methodology and assumptlons
used to generate forecasts. Jones & Stokes Associates
will use the buildout forecasts to calculate the incre-
mental changes iIn operating budget costs and revenues
from FY 1986-87 budget levels for the three planning
options and the preferred alternative. Net fiscal
impacts will be determined by comparing projected incre-
mental costs and revenues associated with future growth
for the three plannlng optlons and preferred optlon.,lv

" Jones & Stokes A55001ates w111 identify service requlre- L
ments associated with. future growth under the three . .
planning options and’ preferred alternative. ' Based on- -

these order-of-magnltuae ‘projections of service requlre-f'

ments, it is assumed that Nolte & Assoc1ates will devel= -

op a Capital Improvements Program for the three. planning

options and the preferred alternative, detailing. thegegfze_e}

required capital . 1mprovements by type (i.e., traffic

: c1rcu1at10n 1mprovements, water’ supply system 1mprove—i;f“L”"
"ments, police and ‘fire facilities 1mprovements,‘ ete Y
and associated costs of each. Jones &. Stokes Associates

will use the Capital Improvements Progran to compare
costs. costs by “type will be compared: for the three'
plannlng optlons and preferred alternatlve.v

This task assumes that Angus McDonald 5 A35001ates will =
.prepare and provide ‘a Financing Plan .designed to miti-

.- gate the costs pro;ected by Nolte & Assoc1ates, 1nc1ud—‘

;klng development fee

chedules for the - three plannlng"
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options and the preferred alternatives. Jones & Stokes
Associates will summarize the financing options provided
by Angus McDonald & Associates and incorporate them into
the Options Assessment Report and the Draft EIR.

O "Jones & Stokes Associates will incorporate assumptions,
.nethodology, analysis, findings, and mitigation into an
EIR-formatted section, organized by operating budgets
and capital improvement programs.

) We would like to include the expanded market study in the
Final Background Report. We estimate that 4 weeks would be

needed to complete this study. Please sign a copy of this
fetter and return it to us to indicate your concurrence with its

terms.

Please call Debbie Loh iFf you have any questions. Thank
you for your consideration of this matter.

Sincerely,

QML%

Proyect Manager

' . ,24<7Lé<,14_42 ‘;Lf~g‘
;2;;;5ég;’ﬁ?ﬁii;%iz;uh¢zan/é~f &6
Charles R. Hazel, Ph.D.

"President

DDL/db -

ﬁCﬁarAtunmeyf%ﬁh'u






